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EXCELSIOR               
                                                      BEACH TO BAY CONDOMINIUMS 
 
 

ELECTION AND ANNUAL MEETING 
     NOVEMBER 14, 2020  
 
Meeting Called to order:  10:08pm in Excelsior Community Room by Craig 
Dobson. 
 
Roll Call:  In attendance were Terry Jones, Jim London, Lisa Donatelli, Tom 
Murray, and Craig Dobson.  By conference call was Jim McCoy and Sally Innis 
Klitz.  Also in attendance was Manager, Dan Watnem. 
 
Quorum Established: The Secretary can confirm that we have exceeded the 
minimum number of proxy votes (129 out of 166 owners) from owners for this 
annual meeting.  
 
Confirmation of Posting of Meeting:  Manager Dan Watnem confirmed the 
meeting was properly posted on the premises complying with the 14 day notice 
requirement.  
 
At this time, the polls are now closed and the counting of the proxy’s 
official can begin.  Scott Burson can now begin the counting process.  
 
Reading and Approval of Minutes of 11/9/19:  Jim London made a motion to 
waive the reading of the past minutes and approve as written. Tom Murray 
seconded the motion.  With all in favor and none opposed, the motion 
passed. 
. 

Memorial of Owners that have passed away in 2020 – Craig Dobson 
- Vince Maher – 401-1 
- Jim Malooly – 303-1 
- William Murphy – 301-4 

 
Introduction of new owners –  

- Brandi/Frank Adams – 203-1 
- Angela/Douglas Boylan – Ph-5 
- Ronald Farrington – 405-2 
- Tom/Donna Finetti – 209-4 
- Ryan Grant – 108-4 
- Julia/Peter Kadas – 204-3 
- Gail/Kyle Loy – 106-3 
- Mailyn/Michael Moore -304-2 
- Charlene/Stephen Nichols – 205-5 
- Deborah/Timothy Weis – 405-4 
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President’s Report – Craig Dobson – See attached.  
 
Manager’s report – Dan Watnem – See attached. 
 
Officer’s committee reports –  
 
 Finance – Sally Innis-Klitz – See Attached 
 

Landscaping and Grounds – Jim London – See Attached 
 
Building – Tom Murray and Terry Jones  
 
Tom Murray – Community room update - See Attached Report –  
 
Social Committee – Mary Dobson – See Attached –  

 
 

Recognition of Veterans – Craig Dobson – The 2020 Bod purchased 2 flag, much 
larger than what we currently are using, and donated as a gift on their behalf and 
in memory to all US Veterans, to offer a more impressive entrance to our 
complex.  
 
Owner’s comments and Questions –  
 Norm 403-5 – After the tornado of 2014 repairs, attic access was not put back 
into place during the repair process – Dan will make sure that the work is done at 
Norm’s condo.  
 Joan 402-4 – Happy with the community room, but would like to see the office 
back to the old location.   Joan was informed that the office move was always intended 
to be permanent.   
  
The new board will be taking on the requests from owners and are looking for 
volunteers to participate on the design and decorating of the community center.  
 
Recognition of Retiring Board members – Craig Dobson – Thanks to the work 
done by Jim McCoy, Lisa Donatelli, and Sally Innis-Klitz.  
 
Results of elections for Excelsior Board of Directors – Introduction of new Board 
members –.  
 
Two Year Board members (Top 3) 

- Bill Rath – 99 Votes 
- Craig Dobson – 94 Votes 
- Tom Murray – 74 Votes 
- Janet Kaplan - 73 Votes 
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One Year Board members added – 
- Ken Gertz 
- Kathy Blum 

 
Proxy Vote Results - We can confirm that all of the buildings did approve their 
respective requirements for the four items on the proxy.  These items include 1) 
Waving the need for a full 2020 annual audit of the Excelsior Finances, 2) Allow 
for not fully funding the reserves for Excelsior,  3) Approval of the 2021 Budget 
and 4) approval of the reserves budget. 
 
Adjournment:  Craig Dobson made a motion to adjourn the meeting. Motion was 
accepted by Jim London, seconded by Tom Murray.  Meeting was adjourned at 
11:32pm. 
 
           Respectfully submitted by Terry Jones, Secretary 
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President’s Message – Craig Dobson –  
 
EXCELSIOR  - -  BOARD PRESIDENTS MESSAGE  - - FOR 2020 
It’s customary for the outgoing President to draft a note reviewing their last year, so 
here I go. 
2020 was “one for the record books” with the stupid Covid thing!  While we here at 
Excelsior pretty much “skated” through, all the adjustments (closing common elements, 
discontinuing social activities, extra cleaning requirements, reducing staff hours and 
having to work remotely, all the mess w/PPP grant, and virtual board meetings) did 
make for some lousy days!  Unfortunately, it still appears more decisions for the new 
board in this regard will also be required as it ain’t going away yet . . .  
Overall I’m very happy with what your board accomplished in 2020.  
 Your building committee did finally move forward on this community room and saw it to 
almost now 100% completion.  I, for one, will be excited to see the “finishing touches” 
applied and the room back up and running (including the new and improved workout 
room)!  They also made great strides in planning for the major projects we have talked 
about for at least two years that are so necessary to ensure our buildings stay as sound 
as can be – structural restoration, painting and walkways.  Remember the frustration of 
having to pay for ongoing maintenance will be forgotten long before the lingering pain of 
having to make major repairs due to neglect! 
The grounds committee has, appropriately so, been receiving nothing but compliments 
on the condition of our landscape, and it’s always great to hear from new owners (or 
even prospective new owners) as I bump into them around the complex, as mostly the 
first thing they say is “it was the grounds that brought us here”! Kudos. 
Our social committee did a wonderful job up until . . . oh well, I’m not going to say it, but 
that “stupid” thing shut us down.  Whereas Florida has opened up to Phase 3, certainly 
the new board and their social committee will have to grapple with how/when to start 
having FUN.  All I can say is – soon, I hope! 
Our finances remain solid, as I know our Treasurer will report.  Even with the big hit the 
REC took from the “X” issue, it appears the B2B is still on track to not take a 
tremendous hit to our balances.  We’re up nicely through October, and under budget, 
but of course our revenue now for 2020 is pretty much over, and expenses do continue 
through 12/31.  Our reserves are strong (despite the major expense of the community 
room), but we must remember there is the major building projects right around the 
corner, which while partially reserved for, will still present some work for your new board 
to budget properly over a couple of years to completion! 
Thanks to all this year’s board members for their dedication, time, and efforts to achieve 
the goals we set out at the beginning of this year.  And to our GM, our office staff and 
our maintenance team – job well done in a tough year for you. 
There are a few areas I think could still be “tackled” in our favor, and I would encourage 
not only the 2021 board members, but any Excelsior owner who has expertise in these 
regards to volunteer and perhaps help with – 

a. Getting much better financial returns on our money w/o risk. 
b. The use of technology to simplify our procedures/tasks both for board members 

and for office staff 
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c. Thoughts on new items for “entertainment/exercise” around our complex.  Things 
like what recent past boards did converting a couple of un/under used tennis 
courts into the now wildly popular pickleball courts.   

d. Communications cost – anyone in the phone/internet/cable TV business???? It’s 
crazy what we spend on those items and I for one believe there’s a much better 
methodology of “slaying that dragon”! 

So many owners ask me “how do you handle this job”, indicating they believe it to be 
thankless.  Well, one certainly doesn’t make a lot of money, but it ain’t as bad as it 
seems.  I love meeting people and , getting to know them, along with together trying to 
solve issues.  The one thing I have learned– for all my leadership roles throughout life 
I’ve been blessed to enjoy, those were in corporations or organizations where there was 
mostly 90-100% of the team “rowing in the same direction”.  This position has taught me 
how to moreso handle a more diverse crowd.  Kinda like our country where elections tell 
us we’re divided – even to a point of 52% one way/48% the other way.  There’s had to 
be more consensus building and remembering that the TRUE responsibility of any 
condo board member is to ensure one does right for the MAJORITY of the association 
owners, be it 90% of 51%, and I have tried to stay true to that purpose throughout my 
tenure. 
Thanks to all who have helped, be it in the physical sense or in the emotional/supportive 
sense.  Trust me, it was and still is, much appreciated.  To my wife, Mary, thanks for 
tolerating my “away time” putting out fires, holding meetings, awaking at 3am 
remembering something that needs to be done, typing emails/reports in my vast 
corporate office (that’s the 2nd bedroom closet by the way!).  You continue, as you have 
for 38 years, to be that light that gets me through the tough times. 
I leave with the slogan I came in with – may we as the Excelsior community always 
have Pride in our Past, Performance in the Present, and Prayer for the future for our 
Excelsior community. 
 
 
 
Craig Dobson 
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Manager’s Report – Dan Watnem –  
 
Good Morning everyone, and what a beautiful day it is! 
2020 has been a bittersweet year for us all at Excelsior, in the fact that it was a year for 
new experiences. One being this interesting Election year and we now have a new 
President of the United States (I think).  
And the 2nd  being, how to deal with this new acronym COVID-19, and I call it an 
acronym because I don’t know what else to call it when asking heath care professionals 
some say it is a new coronavirus caused by the SARS CoV-2, some say it is a protein 
encased in fat that invades our bodies causing a respiratory infection/flu virus and some 
just call it the China Virus, but no matter what you call it, it has changed the way we all 
behave in both our professional lives and our personal interactions with each other.  
As COVID-19 became apparent that it was, indeed, a real concern, Our Board had to 
make decisions based on both governmental requirements and personally, as to what 
was best in the Interest of Excelsior Owners, Renters and our Employees. But as we all 
navigate through this “new normal” the one thing you all gravitate to, is, this Community 
at Excelsior. Even though we had many rental cancellations and fears of catching 
COVID-19. Excelsior never lost its sense of Community, our pools stayed open, our 
Beach was always accessible and although our employees were not here 100% of the 
time, they did what was deemed as essential duties every day, and still maintained 
everyone’s safety and wellbeing. I thank our Board for doing the right thing in making 
decisions in these unfamiliar times, and I want to Thank our employees for taking the 
steps needed to maintain Excelsior and stay safe doing it.  
Oh ya! And three days ago, a Tropical Storm to top off the year! 
Now the sweet part of the Bittersweet.                                                                                                      
You all, can see the fantastic change that has been made to our Community Room, 
Kitchen, Library, Restrooms and Fitness Center. A special Thanks to Tom Murray and 
his team for this wonderful transformation. I think it has truly Brightened a part of 
Excelsior for many to enjoy, and it’s been a long time coming! Thank you, Tom! 
In regards to our employees, I just want to give some of the new Owners and some of 
our not-so-new Owners, an overview of Who we are and what we do! First off, 
Linda Shea, Linda is our first Face of Excelsior she has been here much longer than I 
am at liberty to say, but Linda is a First Class Person, she takes the reservations as well 
as the front line complaints, Linda is known by every returning guest as that caring, 
accommodating Gal who sees to it, that our guests get what they need in order to keep 
them coming back. Thank you, Linda!  
Next, I’d like to introduce Ann Guy, Annie is our numbers gal, she is our newest 
employee starting with Excelsior in February of this year, and doing a super job of 
learning how these condominiums account for their assets as well as keeping our 
vendors and owners on track. Annie is a sweetheart and if you haven’t met her yet, I 
would invite you to stop in our office and say Hi.  
Next up is Orv Matiesh, Orv is our maintenance Supervisor, Orv is my “go to” guy and 
I’m sure I interrupt his daily work plans so many times a day that it’s a wonder he even 
shows up! But he always does, and with a smile on his face. Orv is one of those guys 
that has that “No matter what kind of day it is! He is in a good mood” Orv directly 
supervises Rick, Pat, and Angie.  
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Pat Hughes is one of our Maintenance Men, Pat is a true gentleman, Pat is one of 
those guys who puts his head down and digs in to every job we give him. No 
Complaints! 
Rick Thursby is our other Maintenance Man, Rick is a People Pleaser, he is always 
looking to do what it takes to get done what is asked of him, and is always willing to 
learn something new. 
Angela Day is our custodial gal; Angie takes care of all the elevator and elevator lobby 
cleaning as well as the pool house restrooms and community room areas and office 
cleaning. Angie is always pleasant and will always do what is asked of her.  
Please remember to give these folks a Thank you, when you see them, as they really 
do care about Excelsior and the job they do! 
Our folks have answered 352 work order requests this year, power washed all 
sidewalks, painted all curbs, signs, repaired many lighting and irrigation issues 
throughout our property and buildings as well as assisted with moving and re-moving 
items due to the Community room project. 
The focus for the Board and myself this year beyond our Community Room Project, 
installing the Security Fob system, and replacing trash room chute gates in Building 4 
and the Gulf building, has been to coordinate an effort to address the maintenance of 
our buildings in respect to the painting project scheduled for 2021. We hired a structural 
engineer to due an assessment of all of our buildings, we invited and talked with the 
company that did our walkway surfaces, and we have had 2 paint manufacturer/ 
representatives come out to assess and write specifications to paint and repair any 
surface issues in our buildings. The good news is the Engineer has stated that all of the 
building issues he has noted are not structural in nature, and those issues can be taken 
care of during the paint preparation process. The Engineer and both Paint companies 
have given us a priority list of buildings 1st to last and they matched up so we have a 
good idea of how to prioritize if we feel we need to move the time tables to 
accommodate our budget. 
We have a pre-bid meeting next Thursday with Florida Paint and the recommended 
contractors, one of which painted our buildings 20 years ago and 10 years ago as well. 
 Terry Jones, Tom Murry and I will be reviewing our Reserve Budget spending plan and 
with the paint bid numbers, put together a realistic future plan to present for the 
walkways as well.  
As our buildings somewhat show their age, we continue to learn what we can do to 
mitigate some of the issues we are seeing as example, in 2009 we lined the vertical soil 
stacks, but we are now seeing an increase in the Owner portion of the soil line the 
horizontals.  
Our fresh water supply lines in the buildings are copper and we have had three copper 
failures this year. So, in order to be proactive, we are looking at what options we have 
available to us for future water supply replacements and how to incorporate those into 
our building maintenance plan. 
We know there are water intrusion issues in a number of Condos due to failure of 
sealants in and around windows, (and there we need to define ownership and 
responsibility). As well as aging windows and how to address those in order to not 
cause damage to your neighbor’s unit. 
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 Every incident is an opportunity to learn how to best address these issues. Everyone 
comes here to enjoy the water in the pool or in the Gulf, but not in their condo ceiling or 
on their condo floor, so I will be working very quickly with our Board to develop a 
systematic approach to understanding who’s responsible for a water event and how to 
quickly take action to resolve it. 
We all want to protect and maintain this Paradise we Call Excelsior! 
As always, it is a Pleaser to act as your General Manager! 
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Landscaping and Grounds – Jim London – 
 
2020 Annual Meeting Notes 
 
Repeating some of my notes from our board meeting last week …………… 
 
For the most part, things are looking pretty good although West Bay has had 2 changes 
of foremen in the past 6 months causing some communication and direction problems.  
I talked to WBL management last week and they sent out a new senior crew starting 
this week to get our complex back in order.  I am very happy with how they performed 
this past Thursday.  I feel they got more done in 1 day than other crews did in 2 days. 
 
Weed control has been completely neglected and we are on course to get that 
corrected.  Bush trimming and shaping has not been consistent throughout our complex 
but also is being corrected.  Extensive trimming of the sea grapes along the gulfside 
driveway and sidewalk leading to the beach is scheduled to be done during the next 2 
weeks . 
 
We did plant over 200 new trees and bushes during the year and I am pleased to say 
that we have pretty much recovered from the damages caused by the tornado and salt 
water intrusion of our well. 
 
Extensive trimming of the mangroves, bottlebrush trees, palms and the 2 cuban laurel 
trees took place in October and more trimming of the palm trees will take place during 
November. 
 
New cocoa brown mulch is to be delivered and installed during the next week or two. 
 
Someone decided to drive into one of our planter boxes on the gulf side and we are in 
process of having that repaired. 
 
We lost a few plants in the atrium and they were replaced with 13 new plants 
yesterday.  Also will be adding a few plants around the gulf side pool. 
 
We will need to replace the grass in a number of areas and I plan to have sod brought 
in to do that in early spring of 2021 
 
We are working on a solution to the stained pavers under the trellis by the gulf side 
pool.  We have tried commercial cleaning of the pavers with no success and We feel at 
this time the most economical solution is to paint the pavers with an enamel paint which 
Sherwin Williams feels will work and hold up.  We also have a drainage problem along 
the south edge of the pool deck which needs fixed before we paint. 
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Excelsior Financial Report – Sally Innis-Klitz, Treasurer 
 
Years 2018 (Full Audit) and 2019 (Auditor’s review) both ended under budget.  2020 
has indeed been a challenging year due to Covid 19 and its impact on our rental 
income.  Commissions so far for2020 are down by about $20,000.  As you know, we 
rely on those commissions to balance our Association yearly budget.  
 
As of October 31st, 2020, our expenses are well within our current budget and it appears 
that we may end this year also under budget, barring any unforeseen major problems.  
We were fortunate to receive a PPP (Paycheck Protection Program) forgivable loan of 
$59,500 which has enabled us to keep our staff on payroll during the Covid crisis.  
 
As of Oct. 31st, 2020 
 
Association 
 
Operating Funds                     $324,266 
 
Reserve Funds        $887,451* 
 
Real Estate  
 
Operating Funds                     $106,245 
 
Additional community room renovation expenses will be deducted from the reserve fund 
before the end of the year, but even so, we should end the year with a reserve budget 
of around $800,000.  Looking forward to the next couple of years, we should expect to 
spend much of this on maintenance, 1) some of which was part of our Reserve 
Spending Plan (2021 Painting), 2) Some of which was added to the Reserve Spending 
Plan a few years ago and may not cover the cost of, when the work needs to be done 
(walkways), 3) and some not included at all (railing repair/replacement).  The painting 
alone is estimated at $600,000 or so.   
 
*When our quarterly assessment fees are collected, we deposit $66,176 per quarter into 
our Reserved Fund.   
 
As of this date, only one 4th quarter assessment is outstanding due to the unit sale.  
 
Respectfully Submitted,  
 
Sally Innis-Klitz - Treasurer 
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Social Committee Report – Mary Dobson 
 
Mary thanked the multitude of people that supported her working thru 2020 despite the 
challenging year of limited social interactions after March 2020.   
 
There was $431.79 carried over from the 2019 budget.    
 
2020 program pre-March included Bingo, Scavenger Hunt, Ice Cream Social, Exercise 
Classes, and items for Christmas.    
 
Current cash on hand $185.63.    
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Building Committee Report – Tom Murray/Terry Jones –  
 

Tom Murray – Community Room Project –  
 
- As previously reported, the project is drawing to a conclusion.  We are 

awaiting final ADA compliant stove and dishwasher, then the final inspections 
will be scheduled 

- We remain under budget for the project by $40,000.  It is anticipated that 
these funds will assist in the decorating finishes such as pictures and/or new 
tables and chairs.  I am awaiting inputs on how to proceed with the final 
touches.  

- Ground Fault Protection – Needed for the main electrical lines feeding the 
various buildings.  Initial overatures have been made to FPL 

 
Terry Jones - Painting update – This Thursday, Nov. 19th, we will be meeting 
with Florida Paints to start the bidding process with 4-6 painting contractors for 
painting of the buildings on site planned for 2021.  Although we have not seen 
the detailed bid documents as of yet, we anticipate the quotes to include: 
 
- Stucco Repair 
- Concrete Repair of the buildings 
- Caulking of windows and Lana’s 
- Repair of expansions joints 
- Painting of Exterior Stucco 
- Railings where needed 
- All Unit doors, Storage doors and Service doors and frames 
- Wood Stairs, Soffits and Fascia 
- Gutters and Downspouts 
- Metal Vents 
- Electrical Boxes and conduits 
- Overhead doors and frames 
- Lanai Screen frames 
- Garage walls, Ceilings and pipes.  
 

 
I can also confirm that we do have in place quotes for the walkway project, but 
these quotes do significantly exceed what we have in reserves.  We will be 
working with the new board on how to proceed with getting this work done in the 
upcoming years.   
 
The building committee has been asked to review the need for upgrading the two 
pool restroom building in the plan as we move forward.  

 
 
 


